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Planning Commission 
Staff Report  

 

TO: PLANNING COMMISSION / DESIGN REVIEW BOARD 

 

FROM: SYDNEY BETHEL, PLANNER II  

 (480) 503-6721, SYDNEY.BETHEL@GILBERTAZ.GOV 

 

THROUGH: CATHERINE LORBEER, AICP, PRINCIPAL PLANNER 

 (480) 503-6016, CATHERINE.LORBEER@GILBERTAZ.GOV 

 

MEETING DATE: NOVEMBER 5, 2019 

 

SUBJECT: DR19-132, CULVER’S FROZEN CUSTARD  

 

STRATEGIC INITIATIVE:  Exceptional Built Environment 

To allow for the development of a Culver’s Frozen Custard facility and future pad that will 

provide additional dining options for the community. 

 

RECOMMENDED MOTION 

Approve the Findings of Fact and approve DR19-119, Culver’s Frozen Custard: site plan, 

landscape, grading and drainage, elevations, floor plans, lighting, colors and materials for 

approximately 2.3 acres, generally located at the southwest corner of Val Vista Drive and Willis 

Road, and zoned Regional Commercial (RC).  

 

APPLICANT OWNER 

Company: PHNX Design   

Name: Mike Hills Name: Brian Farrel 

Address: 2942 E. Fountain St.  Address: 7046 N. 2nd St.  

 Mesa, AZ 85213  Phoenix, AZ 85020 

Phone: (602) 762-7354 Phone: (630) 660 - 0067  

Email: mikeh@phnx-design.com  Email: bf.culvers@gmail.com   
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BACKGROUND/DISCUSSION 

History 

 

Date Description 

October 23, 2007 Town Council approved annexation (A07-67) under Ordinance No. 

2074 for 39.16 acres of land including the subject site, located at the 

southwest corner of Val Vista Drive and Willis Road. 

November 13, 2007 Town Council approved rezoning (Z07-101) under Ordinance No. 

2084 to rezone 39.16 acres, including the subject site, to Town of 

Gilbert Regional Commercial (RC) zoning district. 

October 2, 2019 Planning Commission heard DR19-132, Culver’s Frozen Custard as 

a study session item.  

 

Overview 

The applicant is proposing to build two (2) new pads intended for restaurant uses on a presently 

vacant 2.3 acre site. Pad A as proposed is a 4,330 sf restaurant with a drive-through and 600 sf 

outdoor patio called Culver’s Frozen Custard. Culver’s Frozen Custard is a midwest based 

franchise that specializes in hamburgers and frozen custards in a fast-casual dining setting that has 

over 700 locations in 23 states.  In addition to Pad A, a second 3,500 sf building Pad B is proposed 

on the southern portion of the site. Pad B is intended for a future phase with Pad A and the required 

site improvements to be built in the first phase. The subject site is located at the southwest corner 

of Val Vista Drive and Willis Road, and zoned Regional Commercial (RC).  

 

Surrounding Land Use & Zoning Designations: 

 Existing Land Use 

Classification 

Existing Zoning Existing Use 

North Shopping Center (SC)  Shopping Center (SC) 

with PAD overlay  

Copper Point Business 

Park  

South Regional Commercial 

(RC)   

Regional Commercial 

(RC)   

Dutch Bros Coffee  

East  General Office (GO)  General Office (GO) with 

PAD overlay  

Val Vista Drive then 

Vacant  

West Regional Commercial 

(RC)   

Regional Commercial 

(RC)   

The Aspens at Mariposa 

Point (Congregate Living 

Facility)  

Site Regional Commercial 

(RC)   

Regional Commercial 

(RC)   

Vacant  

 

 

Project Data Table 

Site Development Regulations 

 

Required per LDC Proposed 

Building Area   - 4,330 sf (Pad A) 

3,500 sf (Pad B)  

Maximum Building Height 

(ft.)/(Stories) 

55’ 22’-6”/ 1 Story  
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Minimum Building Setback (ft.)   

 Front  25’ 25’ 

 Side (Street) 20’ 20’ 

 Rear (Non-residential) 20’ 20’ 

Minimum Required Perimeter 

Landscape Area (ft.) 

  

 Front  25’ 25’ 

 Side (Street) 20’ 20’ 

 Rear (Non-residential) 20’ 20’ 

Landscaping (% of net lot area) 15% 30% 

Off-Street Parking and Loading 

Restaurants, Limited Service 

1/100 sf plus 1/400 sf of 

Outdoor Dinning Area  

44 Spaces (Pad A) 

35 Spaces (Pad B) 

79 Spaces Total    

85 Spaces  

Bicycle Parking  

1/10 Required Vehicle Spaces  

8 Spaces  8 Spaces  

 

DISCUSSION   

 

Site 

There are two (2) buildings proposed on the site, Pad A and Pad B, both are intended for restaurant 

uses. Pad A is proposed to be a Culver’s Frozen Custard and is a 4,330 sf building with a drive 

through and a 600 sf exterior patio located on the east side of the building. The drive through 

process for Culver’s differs from a traditional fast-food establishment requiring a second lane after 

the pay window. For the Culver’s drive through, the customer will order at the menu speaker then 

drive forward to the drive through window, pay for the meal then proceed forward with a number 

and wait in the second lane for their meal to be hand delivered by an employee. When the meal is 

smaller and does not require a longer wait time, the provided bypass lane allows a customer to 

quickly exit like a traditional fast-food operation after receiving their food from the pay/pick-up 

window. This process is used at other Culver’s locations and increases efficiency by limiting car 

stacking and speeding up wait times.  

 

The second building proposed is on Pad B.  It is a 3,500 sf shell building on the south side of the 

site with no tenant currently identified. There are two (2) proposed access points, which are both 

located on the private drive abutting the west side of the site.  This private drive filters onto Willis 

Road to the north and another private drive to the south; both Willis Road and the private drive 

then ultimately lead to Val Vista Drive. An existing sidewalk is present along the east side of the 

site, parallel to Val Vista Drive.  A new sidewalk is proposed on the west side of the site connecting 

to Willis Road and the existing development to the south.  

 

The subject site is intended to develop in two (2) phases. The first phase includes Pad A, the 

primary parking area, which includes the drive aisles and sixty- eight (68) parking spaces, the two 

(2) points of access, and all perimeter improvements including landscaping and a right-turn decel 

lane along Val Vista Drive. The second phase will include Pad B, an additional eighteen (18) 

parking spaces, the landscaping around Pad B and other minor site improvements associated with 

Pad B. The limits of construction for the future development is outlined in the site plan.  
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Landscape 

The landscaping is proposed at 30 percent of the site, which exceeds the required 15 percent. The 

landscaping provided is for the first phase only, which excludes the southern portion of the site. 

The southern landscaping will be completed with the second phase and will contain the same 

landscape palette from the first phase. The proposed tree palette includes a combination of ‘Red 

Push’ Pistache, Evergreen Elm, Southern Live Oak, and Mexican Bird of Paradise. A variety of 

accent plants, shrubs and groundcovers have been proposed such as Weber’s Agave, Red Yucca, 

‘Little John’ Bottle Brush, Green Cloud Ranger, Dwarf Olive, Baja Ruellia, Bells of Fire, Yellow 

Bells, ‘Topaz’ Aloe, New Gold Lantana, and Wedelia.  

 

Grading and Drainage 

The proposed grading and drainage plan generally meets the requirements of the Town of Gilbert’s 

Engineering Division. On-site retention is primarily provided in the form of underground retention 

and above ground basins.  

 

Elevations, Colors and Materials 

The building is approximately 22’-6” at its highest point and has a modern clean design that is 

primarily comprised of large vertical and horizontal  accent segments, in a variety of materials, 

utilized around the entirety of the building. The primary building material is E.F.I.S applied in 

Azurite blue as singular large block panels and E.F.I.S in both a white finish and a brown finish 

that mimics a brick pattern. Additional accent materials have been provided such as stone veneer 

and corrugated metal. Stone veneer is utilized on the pillars used for the canopies and shade 

structures and the corrugated metal is primarily focused on the top third of the building, breaking 

up the E.F.I.S which is the primary material on the building.  

 

Lighting 

There are only two (2) lighting types proposed, parking lot and building mounted. For the parking 

lot lighting, there are two (2) poles proposed that vary slightly in design. All site lighting proposed 

will be in a black finish and will be required to comply with Town codes.  

 

Signage 

Signage is not included in this approval.  Administrative Design Review approval for a 

Comprehensive Sign Package is required prior to permitting. 

 

PLANNING COMMISSION STUDY SESSION COMMENTS  

At the October 2nd Planning Commission (PC) study session, members of the commission provided 

the follow comments:  

• There was discussion on increasing the pedestrian connectivity within the development 

between the commercial pads.  

o The sidewalk was expanded on the west side of the site to be the length of the 

development.  

• There was discussion on the large volume of traffic at the intersection of Mercy Road and 

Val Vista Drive located just northeast of the site. The PC wanted to ensure that 

development was properly reviewed by the Traffic Engineer for possible traffic issues that 

may arise.  
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o The subject site with the proposed developments has been reviewed by Traffic 

Engineering and the applicant has submitted a Traffic Impact Statement.  

 

PUBLIC NOTIFICATION AND INPUT 

An official notice was posted in all the required public places within the Town and neighborhood 

notice was provided per the requirements of the Land Development Code (LDC) Article 5.205.  

 

Staff has received no comment from the public. 

 

STAFF RECOMMENDATION 

Approve the Findings of Fact and approve DR19-119, Culver’s Frozen Custard: site plan, 

landscape, grading and drainage, elevations, floor plans, lighting, colors and materials for 

approximately 2.3 acres, generally located at the southwest corner of Val Vista Drive and Willis 

Road, and zoned Regional Commercial (RC), subject to conditions: 

 

1. Construction of the project shall conform to the exhibits approved by the Planning 

Commission at the November 6, 2019 public hearing.  

 

2. The construction site plan documents shall incorporate the Standard Commercial and 

Industrial Site Plan Notes adopted by the Design Review Board on March 11, 2004. 

 

3. Signage is not included in this approval.  Administrative Design Review approval is 

required prior to submitting for sign permit.  

 

4. Grading and drainage revisions to accommodate future right-turn lane at Willis Road and 

Val Vista Drive shall be coordinated with Engineering during final Construction Document 

review / approval. 

 

5. The width of the decel lane located on Val Vista Drive must be a minimum of 11’. A 

revised decel lane with a minimum width of 11’ shall be incorporated into the Construction 

Document Submittal.  

 

Respectfully submitted, 

 

Sydney Bethel 

Planner II  

 

Attachments and Enclosures:  

 

1) Findings of Fact  

2) Notice of Public Hearing/Vicinity Map 

3) Aerial Photo  

4) Site Plan 

5) Landscape 

6) Grading and Drainage 

7) Colors and Materials 
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8) Elevations 

9) Floor Plans 

10) Lighting 
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FINDINGS OF FACT 

DR19-132, Culver’s Frozen Custard 
 

1. The project as conditioned is consistent with the applicable Design Guidelines; 

 

2. The project conforms to the General Plan, and specifically to the Land Use, Community 

Design, and Environmental Planning Elements; 

 

3. The project is consistent with all applicable provisions of the Zoning Code; 

 

4. The project is compatible with adjacent and nearby development; and 

 

5. The project design provides for safe and efficient provisions of public services. 

 

 

 

DR19-132 Culver's Frozen Custard
Attachment 1:  Findings of Fact
November 6, 2019
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REQUESTED ACTION:

APPLICANT: PHNX DESIGN
CONTACT: Mike Hills
ADDRESS: 2942 East Fountain Street
Mesa, Arizona 85213

*The application is available for public review at the Town of Gilbert Development Services division Monday - Thursday 7 a.m. - 6 p.m.  Staff reports are available prior to
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±0 230 460115 Feet

*Call Planning Division to verify
date and time: (480) 503-6721

Notice of Public Hearing

TELEPHONE: (602) 762-7354
E-MAIL: mikeh@phnx-design.com

DR19-132 CULVER'S FROZEN CUSTARD: Site plan, landscape, 
grading and drainage, elevations, floor plans, lighting, colors and 
materials, for approximately 2.3 acres, generally located at the 
southwest corner of Val Vista Drive and Willis Road, and zoned 
Regional Commercial (RC).

GILBERT
MESA
COUNTY ISLAND

PLANNING COMMISSION  DATE:

LOCATION: Gilbert Municipal Center
Council Chambers
50 E. Civic Center Drive
Gilbert, Arizona 85296

Wednesday, November 6, 2019* TIME: 6:00 PM

SITE

DR19-132 Culver's Frozen Custard
Attachment 2:  Notice of Public Hearing/Vicinity Map
November 6, 2019



Subject Site

DR19-132 Culver's Frozen Custard
Attachment 3:  Aerial Photo
November 6, 2019



DR19-132 Culver's Frozen Custard
Attachment 4:  Site Plan
November 6, 2019
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DR19-132 Culver's Frozen Custard
Attachment 6:  Grading and Drainage
November 6, 2019



DR19-132 Culver's Frozen Custard
Attachment 7:  Colors and Materials
November 6, 2019



DR19-132 Culver's Frozen Custard
Attachment 8:  Elevations
November 6, 2019





DR19-132 Culver's Frozen Custard
Attachment 9:  Floor Plans
November 6, 2019
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

PROPERTY LINE - FC @ 5' AFG 0.0 fc 0.2 fc 0.0 fc N/A N/A

SITE - FC @ GRADE 2.0 fc 6.3 fc 0.1 fc 63.0:1 20.0:1

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp Filename Lumens Per Lamp Light Loss Factor Wattage

SA

4 Lithonia Lighting DSX0 LED P5 40K T5W MVOLT SPA 

(FINISH) / SSS 13.5' W/2.5' BASE

DSX0 LED P5 40K T5W MVOLT  DBLXD LED DSX0_LED_P5_40K_T5W_

MVOLT.ies

12047 0.91 89

SB

5 Lithonia Lighting DSX0 LED P5 40K T2M MVOLT SPA  

(FINISH) / SSS 13.5' W/2.5' BASE

DSX0 LED P5 40K T2M MVOLT  DBLXD LED DSX0_LED_P5_40K_T2M_

MVOLT.ies

11655 0.91 89

SC

2 Lithonia Lighting DSXW1 LED 10C 1000 40K T2M 

MVOLT (FINISH)

DSXW1 LED WITH (1) 10 LED LIGHT 

ENGINES, TYPE T2M OPTIC, 4000K, @ 

1000mA.  DBLXD

LED DSXW1_LED_10C_1000_

40K_T2M_MVOLT.ies

3771 1 38.8
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